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Boston  Redevelopment  Authority 
City  Hall  Annex 
Boston,  Massachusetts 

Dear  Sirs: 

In  accordance  with  your  request  and  the  pertinent  executed 
contract,  I  have  studied  and  analyzed  the  proposed  Urban  Renewal 
Plan  for  the  Washington  Park  Urban  Renewal  Area,  Project  No. 
Mass.  R-24c   This  study  was  made  for  the  purpose  of  assigning 
disposition  values  to  certain  of  the  parcels  within  the  Project 
Area.   My  report  is  attached. 

I  found  the  Plan  to  be  well  conceived,  sound  and  economically 
feasible,   Marketaibility  and  rate  of  absorption  should  be  of  a 
reasonably  high  degree.   It  is  my  opinion  that  the  disposition 
values  assigned  should  be  effective  for  at  least  the  next  three 
years. 

Rehabilitation  plays  a  vital  and  important  role  in  the  Wash- 
ington Park  Urban  Renewal  Project.   The  parcels  planned  for  total 
clearance  and  redevelopment  are  designed  to  enhance  the  feasibility 
of  the  rehabilitation.   This,  by  removing  structures  which  can- 
not be  feasibly  rehabilitated  and,  then,  utilizing  the  resultant 
sites  for  development  which  will  support  the  existing  residential 
development.   In  addition,  public  and  community  services  and  fa- 
cilities are  being  provided  where  lacking,  and  expanded  where 
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inadequate.   Improved  and  new  streets  and  off-street  parking  areas 
are  an  inherent  part  of  the  Plan.   In  the  opinion  of  this  appraiser, 
the  planned  redevelopment  should  provide  the  impetus  for  the 
desired  private  rehabilitation  in  the  subject  neighborhood. 

"Value"  as  utilized  in  this  report,  unless  otherwise  stated, 
is  intended  as  "fair  market  value".   This  may  be  defined  as  the 
highest  price,  in  terms  of  money,  a  parcel  of  real  estate  will 
command  when  exchanged  in  the  open  market  between  two  parties 
after  exposure  for  a  reasonable  period  of  time.   The  assumptions 
are  also  made  that  both  parties  be  willing  and  not  compelled  to 
act;  that  both  are  prudent  and  that  both  have  reasonable  knowledge 
of  all  the  uses  to  which  the  property  is  legally  adaptable. 

I  hereby  certify  that  I  neither  have  nor  contemplate   any 
personal  or  undisclosed  interest  in  the  subject  property;  that 
I  personally  inspected  the  subject  sites  and  their  general  neigh- 
borhoods; that  I  applied  appraisal  techniques  in  accordance  with 
accepted  standards  of  professional  practice;  that  to  the  best  of 
my  knowledge,  all  of  the  data  upon  which  my  analyses  were  based 
are  true,  but  no  guarantee  of  this  fact  is  made;  that,  in  my 
opinion,  the  fair  market  values  of  the  parcels  analyzed  in  this 
report,  as  of  this  date,  are  as  follows: 
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APPROX.    AVERAGE 
PARCEL UNIT   VALUE TOTAL   VALUE 

A-5                                              $0.08  $      2,500. 

B-3                                                 0.05  17,800. 

C-1                                                0.06  19,000. 

C-4                                                0.07  8,300. 

C-5a                                            0.05  11,000. 

E-2                                                 0.08  34,200. 

F-2                                                 0.09  4,200. 

F-3                                                 0.40  46,000. 

G-1                                                0.25  37,000. 

G-2                                                 0<,30  6,200. 

H-2                                                 0.05  500. 

H-3                                                 0.07  150. 

H-4                                                0o06  900. 

H-5                                                 0.025  500. 

H-7                                                 0.09  3,400. 

1-3                                                 0.05  7,600. 

1-4                                                0.10  4,000. 

1-6                                                 0.15  32,800. 

1-7                                                 0.15  3,700. 

J-3 0o08 10,000. 

TOTAL; $249,750. 
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PARCEL 


TOTAL  VALUE 


S-1 

S-2 

S-3 

S-4 

S-5 

S-6 

S-7 

S-8 

S-9a 

S-9b 

S-10 

S-11 

S-12 

S-13 

S-14 

S-15 

S-16 

S-17 


100. 

75. 
100. 
200. 
150. 

50. 

75. 
400. 
200. 
350. 
150. 
125. 
700. 
150, 
100, 

25, 
150, 

50, 


TOTAL: 


$3,150. 


Very  truly  yours, 
Peter  A.  Laudati,  Jr. 


\ 


P:ar 
Att. 
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PURPOSE  OF  THIS  APPRAISAL  REPORT 
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A.   GENERAL  STATEMENT  CONCERNING  THE  AREA  TO  BE  REDEVELOPED 

This  report  is  a  re-use  appraisal  of  certain  parcels  planned 
for  total  clearance  within  the  Washington  Park  Urban  Renewal 
Area.   The  subject  Project  Area  is  located  in  the  Ro:<bury  section 
of  Boston,  the  north  central  portion  of  the  City.   The  general 
neighborhood  is  densely  developed,  predominately  with  multi-unit 
residential  structures.   Commercial  development  is  almost  entirely 
of  the  strip  variety  along  the  main  thoroughfares.   Exclusive  of 
public  parks  and  areas  already  cleared  by  the  Boston  Redevelop- 
ment Authority  in  connection  with  the  subject  project,  the  density 
of  development  approaches  100%.   Boundaries  of  the  subject  area 
are  Columbus  Avenue  and  Seaver  Street  on  the  south.  Blue  Hill 
Avenue  and  Warren  Street  on  the  east,  Dudley  Street  on  the  north 
and  Washington  Street  on  the  west. 

In  a  very  general  sense  the  condition  and  desirability  of  the 
residential  units  improves  in  a  southerly  direction.   The  best 
housing  within  the  Project  boundaries  can  be  found  in  the  southerly 
extremes,  while  the  worst  is  located  in  the  northerly  segment. 

All  of  the  prior  comments  are  pertinent  to  the  entire  Wash- 
ington Park  Urban  Renewal  Area.   However,  not  all  of  the  area 
is  planned  for  redevelopment.   In  fact,  the  major  portion  of  the 
Project  Area  is  presently  planned  for  eventual  rehabilitation 
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rather  than  total  clearance  and  redevelopment.   This  report  is 
specifically  concerned  only  with  20  parcels  which  are  planned  for 
disposition  and  redevelopment  or  dedication,  plus  18  parcels  planned 
for  minor  adjustments  of  property  lines  and  rights-of-way. 
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B.   REASONS  FOR  REDEVELOPMENT 

(1)  Overcrowded  and  deteriorating  improvements. 

(2)  Inadequate  and  relatively  undesirable  shopping  faci- 
lities. 

(3)  Inadequate  public  and  community  facilities. 

(4)  Undesirable  traffic  circulation. 

It  does  not  fall  within  the  scope  of  this  report  to  present 
detailed  analyses  and  justification  of  all  the  reasons  leading 
to  the  necessity  of  renewal  and  redevelopment  of  the  subject 
Project  Area.   Some  of  the  more  significant  factors  are  listed 
above  primarily  in  the  interest  of  clarity.   Reference  is  made 
to  the  "URBAN  RENEWAL  PLAN,  WASHINGTON  PARK  URBAN  RENEWAL  AREA" 
published  January  14,  1963,  by  the  Boston  Redevelopment  Authority 
for  a  more  detailed  treatise  of  the  reasons  for  redevelopment  and 
renewal  of  the  subject  area. 
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C.      GENERAL  STATEMENT  CONCERNING  THIS  RE-USE  APPRAISAL  AND  ITS 
SCOPE 

The  primary  purpose  and  ultimate  goal  of  this  appraisal  is, 
of  course,  to  determine  the  fair  market  value  of  the  respective 
parcels  described  in  this  reporto   These  values  are  dependent  upon 
comparable  market  data  combined  with  the  prospective  marketability 
of  each  parcel.   Specific  location,  size,  street  access  and  use 
restrictions  will,  of  course,  all  exert  proportionate  influence 
upon  ultimate  evaluations. 

In  addition,  the  effect  which  the  implementation  of  the 
proposed  plan  for  redevelopment  will  have  on  the  surrounding 
property  and  community  in  general  must  be  kept  in  proper  perspec- 
tive.  An  analysis  of  this  element  will  be  included  in  this  appraisal 
report. 
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BACKGROUND  MATERIAL 
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A.   THE  CITY  OF  BOSTON 

The  City  of  Boston  is  a  sprawling  metropolis,  densely  developed 
with  a  total  population  of  almost  700,000  as  of  the  1960  CensuSo 
An  average  population  density  of  14,500  per  square  mile  over  the 
City's  area  of  48  square  miles.   The  bulk  of  the  City  is  located 
over  a  ten-mile  stretch  extending  from  the  central  business  dis- 
trict to  Hyde  Peurk  in  a  northeast-southwest  direction.   In  addition, 
there  are  the  districts  of  Charlestown  to  the  northwest  of  the 
CBD  and  East  Boston  to  the  northeast,  divided  from  the  major  seg- 
ment of  the  City  by  Boston  Harbor,   The  community  of  Brighton 
exists  as  an  almost  separate  westerly  leg  along  the  Charles  River. 
Roxbury,  the  locus  of  the  subject  Project  Area,  is  located  in 
the  central  portion  of  the  City. 

A  physical  feature  of  the  City  of  Boston  is  its  excellent 
harbor  and  extensive  navigable  water frontage  along  virtually 
its  entire  northerly  and  easterly  boundaries.  The  Logan  Inter- 
national Airport  located  in  East  Boston  is  one  of  the  largest 
air  terminals  on  the  East  Coast.  There  is  also,  of  course,  full 
rail  service,  but  the  railroads  servicing  Boston  and  New  England 
are  presently  experiencing  serious  financial  difficulties. 

The  local  public  transportation  system  is  satisfactory,  but 
travel  by  auto  is  still  something  of  a  problem  at  peak  periods. 
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This  situation  had  been  much  worse,  but  construction  of  express- 
ways along  the  east  shore.  Interstate  Route  95,  and  the  extension 
of  the  Massachusetts  Turnpike  have  greatly  alleviated  the  con- 
gestion.  However,  internal  streets  are  relatively  narrow  and, 
as  is  common  with  all  older  metropolitan  areas,  inefficiently 
laid  out.   There  are  exceptions — notably,  the  James  Storrow 
Memorial  Drive—but  basically,  the  problem  of  traffic  congestion 
remains  to  be  solved. 

As  far  as  density  of  development  is  concerned,  Boston  again 
is  typical  of  most  of  the  larger  eastern  cities;  in  that,  for 
all  practical  purposes,  it  is  virtually  100%. 

It  is  not  overly  pertinent  to  this  report  to  describe  the 
physical  characteristics  of  Boston  in  any  greater  detail.   Demand 
for  the  siibject  parcels  will  come  from  a  much  narrower  area; 
essentially,  the  Roxbury  sectiono   In  addition,  because  the  City 
is  so  large  and  so  densely  developed,  the  effect  and  influence 
of  the  subject  Renewal  Plan  will  be  significantly  felt  only  over 
a  relatively  small  segment  of  the  City — again,  the  Roxbury  section. 
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SECTION    III 


AREA   PROPOSED   FOR   REDEVELOPMENT 


iPeler  Jx.  JLaudali  &  Si 


on 


appraisal 


A.   PHYSICAL  DESCRIPTION 

The  Washington  Park  Urban  Renewal  Project  Area  is  a  relatively 
large  and  ambitious  redevelopment  project.   Its  general  street 
boundaries  were  described  earlier  in  this  report.   A  detailed 
description  by  metes  and  bounds  is  contained  in  the  pertinent 
"URBAN  RENEWAL  PLAN"  published  by  the  Boston  Redevelopment  Au- 
thority on  January  14,  1963 o   It  covers  an  area  which  extends  over 
lo3  miles  in  a  north-south  direction  and  about  Oo7  miles  in  an 
east-west  direction,  exclusive  of  two  segments  which  protrude 
to  the  west  of  Washington  Streets 

Development  within  the  Project  boundaries  was  dense,  prior 
to  renewalo   Residential  uses  predominate  by  a  wide  margin. 
Most  of  the  structtires  are  multi-unit  and  of  1860  to  1890  vintage. 
However,  a  significantly  large  nvunber  of  residences  located  in 
the  southerly  extremes  of  the  Project  Area  were  erected  after  the 
turn  of  the  century  up  to  about  192 Oo   Deterioration  is  very 
evident,  most  advanced  in  the  northerly  portions  and  generally 
decreasing  in  a  southerly  directiono 

Census  data  indicates  that  the  total  population  of  the  sub- 
ject area  was  11,590  in  1960 — a  decrease  of  2,63  0  over  the  pre- 
ceding 10  years.   As  of  1960,  there  was  a  total  of  3,503  dwelling 
units  crowded  into  an  area  of  about  0.6  square  miles — an  average 
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of  aibout  80  units  per  acre.   This  analysis  points  out,  then, 
that  there  existed  only  an  average  of  slightly  more  than  500  squaure 
feet  of  land  per  dwelling  \init  in  the  subject  neighborhood — a 
clear  indication  of  overcrowding.  There  is  virtually  no  high 
rise  residential  development  in  the  subject  aurea.   Rather,  2h 
story  structures  predominate— a  factor  which  compounds  the  residen- 
tial congestion. 

Commercial  development  is  almost  exclusively  confined  to 
the  main  periphery  streets — Warren,  Dudley  and  Washington  Streets. 
The  area  around  the  intersection  of  Washington  and  Dudley  Streets 
is  densely  developed  with  retail  and  office  buildings;  to  a  point 
where  it  is,  in  essence,  a  small  central  business  district.   In- 
dustrial development  is  relatively  light  in  the  neighborhood, 
represented  by  just  a  few  parcels  in  the  extreme  northerly  quadrant. 

Public  transportation  is  good,  but  the  steel  framework  emd 
elevated  railway  on  Washington  Street  is  most  undesirable  from 
a  residential  viewpoint.  That  it  has  exerted  an  adverse  influence 
on  adjoining  residential  desiraibility  and  values  is  readily  ap- 
parent from  a  study  of  existing  conditions. 

Summarizing  then,  the  subject  Project  Area  can  be  described 
as  an  old,  congested  residential  urban  neighborhood  wherein  de- 
terioration and  blight  have  taken  strong  footholds  in  the  northerly 
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quadrant  and  are  steadily  advancing  in  a  southerly  direction. 
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B.   ECONOMIC,  LEGAL  AND  SOCIAL  FACTORS  AFFECTING  THE  SUBJECT 
PROJECT  AREA 


The  ethnic  make-up  of  the  population  of  the  Washington  Park 
Urban  Renewal  Area  is  predominantly  non-white.   As  of  1960,  8,255 
or  71%  of  the  residents  were  non-white,  and  3,335  or  29%  were 
white.   This  ratio  can  be  compared  to  the  1950  ratio  of  68%  white 
and  32%  non-white,  indicating  an  increase  of  83%  in  the  non-white 
population,  while  that  of  the  white  decreased  by  66%o   It  is 
also  significant  to  note  that  in  1960  only  about  10%  of  the  entire 
Boston  population  was  non-white.   The  subject  district  was  inte- 
grated as  of  1960,  but  the  ratio  of  change  can  lead  only  to  the 
conclusion  that,  by  1970,  the  subject  neighborhood  would  be  en- 
tirely non-white,  barring  redevelopment. 

This  appraiser  admits  that,  unfortunately,  racial  prejudices 
still  do  exist  in  our  society.   However,  it  is  his  conviction  that 
the  indicated  population  trend  is  as  much,  if  not  more,  a  result 
of  economics,  rather  than  racial  considerations.   The  subject 
physical  development  is,  as  described,  old,  congested  and  deterio- 
rating.  These  conditions  lead  to  an  exodus  of  residents  who 
prefer  more  desirable  residential  development.   The  units  they 
vacate  are  quite  naturally  then  taken  at  lower  rentals  by  families 
in  a  lower  income  bracket  who  are  forced  to  accept  less  desirable 
residential  units,  purely  because  these  are  the  best  they  can 
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afford.   As  rentals  decrease,  maintenance  becomes  less  economically 
feasible,  less  is  done  and  the  seed  of  deterioration  spreads 
more  rapidly.   This  factor  provides  added  impetus  to  population 
change  described  above.   Since  a  leurge  proportion  falls  within 
the  lower  economic  bracket,  it  is  easy  to  understand  that  the 
influx  of  new  residents  into  the  subject  area  be  predominately 
non- white. 

This  analysis  can  be  sxibstantiated  by  several  factors. 
A  significant  number  of  non-white  families  from  higher  economic 
and  social  levels  have  resided  in  the  subject  area  for  many  years 
without  starting  an  exodus  of  white  residents.   Some  of  these  are 
still  located  within  the  Project  boundaries  in  the  superior  southern 
extremity,  but  can  also  be  expected  to  move  out  of  the  neighbor- 
hood if  the  deterioration  and,  hence,  influx  of  lower  income 
families  is  not  arrested  by  redevelopment  and  rehabilitationo 
It  can  also  be  noted  that  in  the  northern  extreme  of  the  Project 
Area  the  average  per-capita  annual  income  is  only  $1,171.,  while 
in  the  southern  extreme,  it  is  $l,813o — about  60%  higher.   In 
between,  per-capita  incomes  increase  steadily  in  a  southerly 
direction,  directly  conforming  to  the  decrease  in  deterioration 
in  the  scune  direction. 

The  above  is  not  intended  as  a  sociological  discourse  but, 
rather,  will  be  related  to  the  marketability  of  the  residential 
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parcels  proposed  for  redevelopment  or  rehabilitation.   If  economic 
considerations  engendered  by  deterioration  are  playing  an  important 
part  in  the  population  change,  then  it  is  reasoneible  to  assiame 
that,  conversely,  the  existing  trend  can  be  reversed  by  reversing 
the  process  of  advancing  deterioration  to  one  of  renewal  and 
rehcibilitationo   That  is,  that  increased  demand  for  residential 
units  will  come  from  families  in  higher  economic  and  social  classi- 
fications.  Furthermore,  since  white  families  predominate  in  these 
classifications,  it  can  be  expected  that  some  demand  will  come 
from  them  for  the  subject  redeveloped  or  renewed  parcels. 

Although  the  quantity  of  retail  facilities  in  the  neighborhood 
is  sufficient,  their  quality  leaves  something  to  be  desired. 
Accessibility  is  poor  and,  as  is  typical  with  strip  development, 
off-street  parking  is  almost  wholly  lacking.   Existing  zoning 
prior  to  redevelopment  conformed  to  the  strip  development.   As 
a  result,  any  planned  modern  shopping  facilities  would  have  required 
zoning  changes  or  exceptions.   This  problem  has  been,  or  will  be, 
eliminated  through  the  implementation  of  the  siabject  Urban  Renewal 
Plan. 
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SECTION  IV 


ANALYSIS  OF  EXISTING  REDEVELOPMENT  PLANS 
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A.   PHYSICAL  DESCRIPTION 

The  entire  Washington  Park  Urban  Renewal  Area  is  a  rather 
ambitious  renewal  project,  both  from  the  point  of  view  of  physical 
area  and  objectives.   The  area  totals  about  500  acres,  and  the 
objectives  can  be  siimmarized  into  the  aim  to  create  a  desirable 
residential  neighborhood  out  of  one  which  was  rapidly  degenerating 
into  slum  conditions.   The  detailed  boundaries  and  specific  ob- 
jectives are  itemized  in  the  "URBAN  RENEWAL  PLAN"  of  January  14, 
1963,  referred  to  earlier  in  this  report. 

At  least  two-thirds  of  the  area  is  planned  for  rehabilitation, 
while  about  one-third  is  planned  for  total  cleareince  and  redevelop- 
ment.  The  rehabilitation  is  essentially  concerned  with  existing 
residential  units.   The  planned  redevelopment  is,  with  one  excep- 
tion, designed  both  to  supplement  the  rehabilitated  residential 
units  with  new  housing  and  to  create  new  modern  development  of  various 
classifications  which  will  serve  the  needs  of  residents  of  the  area. 

All  of  the  new  housing  is  being  developed  for  low  to  moderate 
income  groups o   Commercial  development  will  include  neighborhood 
and  community  shopping  centers.   Public  and  institutional  services 
will  also  be  expanded  through  new  schools,  churches,  iitproved 
roads  (particularly  with  respect  to  a  new  wide  highway  crossing 
the  subject  area  in  an  east-west  direction),  parks,  a  commiinity 
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center  and  a  civic  center.   These  are  all,  as  stated  above  primarily 
designed  to  enhance  the  residential  desirability  of  the  neighbor- 
hood. 

The  one  use  exception  concerns  some  industrial  development 
in  the  extreme  northerly  segment  of  the  Project  Area.   These  are 
planned  solely  for  the  purpose  of  permitting  better  use  of  exist- 
ing industrial  developmento   Indirectly,  even  these  parcels  will 
enhance  the  residential  desirability  of  the  neighborhood  to  some 
degreeo   The  existing  industrial  improvements  will  be  made  more 
attractive,  as  well  as  less  congested,  and  in  this  sense  their 
incompatibility  with  residential  uses  will  be  reducedo 

As  stated,  the  above  discussion  applies  to  the  entire  Project 
Area;  however,  this  appraisal  is  only  concerned  with  certain  selected 
parcels  within  the  Project  boundaries.   All  aire  planned  for  redeveop- 
ment,  and  they  represent  the  majority  of  uses  which  are  included 
with  the  Urban  Renewal  Plan. 

Parcel  A-5  totals  31,000  square  feet  in  area  and  is  located 
on  Dale  Street,  a  short  distance  north  of  the  central  portion 
of  the  Project  Area.   It  is  planned  for  low  to  moderate  income 
housing. 
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Parcel  B-3  is  large,  totaling  about  355,000  square  feet  in 
area.   It  is  planned  for  low  to  moderate  income  housing  and  is 
located  on  Washington  Street  in  the  southwestern  portion  of  the 
Project  Area. 

Parcel  C-1  is  also  large,  totaling  350,200  square  feet  in  area. 
It  is  located  on  Warren  Street  in  the  northeasterly  portion  of  the 
Project  Area  and  is  planned  for  low  to  moderate  income  housing,, 

Parcel  C-5a  totals  220,000  square  feet  in  area  and  is  located 
on  Washington  Street  in  the  northwesterly  segment  of  the  Project 
Area.   It  is  planned  for  low  to  moderate  income  housing. 

Parcel  B-2  is  very  large,  in  excess  of  10  acres.   It  is  a 
westerly  leg  of  Project  Area,  located  on  the  west  side  of  Washing- 
ton Street,  and  is  planned  for  low  to  moderate  income  housing. 

Parcel  F-2  totals  45,900  square  feet  in  area  and  is  located 
on  Humboldt  Avenue  in  the  central  portion  of  the  Project  Area. 
It  is  planned  for  residential  development  with  some  minor  com- 
mercial use  incorporated. 

Parcel  F-3  totals  114,600  square  feet  in  area  and  is  located 
on  Washington  Street  at  the  corner  of  the  new  highway  which  will 
cross  the  Project  Area  in  an  east-west  direction  from  Warren  Street. 
It  is  planned  as  a  neighborhood  shopping  center. 


[Peter  ,JL.  Jiaudati  &"  Son  Paae  18 


PROPOSED  LAND  USE 
PLAN 

m 

— -••           L     t    « 

.— . 

1..     .IS 

.™-     Ktli 

«~.         .-.  too 

...^ 

Washing 
Urban  R 
Area  R-- 

tOilOU    ItOiVflO 

ton  Park 

enewal 

!4 

rMlwr  AUlMOim 

Page   19 


WASHINGTON 


STREE- 


NOTRE  DAME  ACADEMY    SITE 


SCALE    I    =  100 


MAY        1963 
MO  600         FtET 


Parcels  El 

E2   {To  Be  Subdivided) 


TT 


Page   19a 


Kytppraisal 

Parcel  G-1  totals  148,200  square  feet  in  area  and  is  located 
in  the  northern  extreme  of  the  Project  Area,  on  Washington  Street. 
It  is  planned  for  industrial  use  to  permit  expansion  and  refinement 
of  existing  adjoining  industrial  development. 

Parcel  G-2  totals  20,600  square  feet  in  area  and  is  located 
on  Washington  Street  in  the  northwestern  segment  of  the  Project 
Area.   It  is  also  planned  for  industrial  use  to  refine  existing 
development. 

Parcel  H-4  totals  15,000  square  feet  in  area  and  is  located 
on  Washington  Street  adjoining  Parcel  C-1  in  the  northeasterly 
portion  of  the  Project  Area, 

Parcel  H--5  totals  20,200  square  feet  in  area„   It  is  a  narrow 
strip  extending  from  Circuit  Street  to  Regent  Street  in  an  "L" 
shape.   It  is  planned  to  be  incorporated  into  an  adjoining  in- 
stitutional use. 

Parcel  H-2  is  a  small  parcel  totaling  9,400  square  feet  in 
area,  located  at  the  corner  of  Washington  and  Saint  James  Streets » 
This  site  is  also  planned  to  be  incorporated  into  an  adjoining 
institutional  use^ 
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Parcel  H-3  totals  only  2,200  square  feet  in  area.   It  is 
located  on  the  southerly  side  of  Cliff  Street,  a  short  distance 
from  the  corner  of  Regent  Street o   Its  planned  use  is  similar  to 
that  of  the  preceding  "H"  parcels o 

Parcel  H-7  is  located  on  the  northerly  side  of  Townsend  Street 
near  Warren  Street,   It  totals  37,800  square  feet  in  area  and 
is  designated  for  institutional  use. 

Parcel  1-6  is  large,  totaling  218,700  square  feet  in  area^ 
It  is  located  on  Seaver  Street  at  the  intersection  of  Hutchins 
Street  and  is  planned  for  the  development  of  piiblic  facilities. 

Parcel  1-7,  also  designated  for  public  use,  totals  24,800 
square  feet  in  area.   It  is  located  at  the  corner  of  Warren  and 
Crawford  Streets, 

Parcel  1-3  is  planned  for  public  facilities.   It  totals 
152,800  square  feet  in  area  and  is  located  on  the  easterly  side 
of  Washington  Street o 

Parcel  1-4  is  located  on  the  westerly  side  of  Warren  Street. 
It  totals  40,500  square  feet  in  area  and  is  planned  for  public 
facilities. 
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Parcel  J-3  totals  126,100  square  feet  in  area.   It  is  located 
on  Bainbridge  Street  adjoining  Washington  Parko   This  parcel 
is  planned  for  incorporation  into  the  existing  park. 

In  addition  to  the  above  listed  parcels,  there  are  17  parcels 
designated  as  "S"  Parcels  which  will  be  evaluated  in  this  appraisal. 
These  parcels  are  of  odd  shapes  and  sizes  (generally  small)  and, 
in  themselves,  hardly  marketable.   These  are  designed  to  make 
relatively  minor  adjustments  to  property  lines  and,  in  certain 
cases,  to  improve  rights-of-way „ 

Parcel  C-4  totals  119,300  square  feet  in  area  and  has  ex- 
tensive frontage  on  Humboldt  Avenue,  Walnut  Avenue  and  most  sig- 
nificant, on  the  new  highway  which  will  cross  the  center  of  the 
Project  Area. 
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B.   EFFECT  ON  SURROUNDING  PROPERTY 

The  Washington  Park  Urban  Renewal  Project  is,  for  the  largest 
part,  a  rehabilitation  project.   However,  the  feasibility  of 
rehabilitation  in  a  congested  area  such  as  the  subject  neighbor- 
hood would  be  seriously  hampered  without  the  total  clearance  and 
redevelopment  of  certain  segments.   Improved  public  and  institu- 
tional facilities,  highways  and  shopping  centers  are  all  necessary 
elements  of  a  large  rehabilitation  project  area.   The  implementa- 
tion of  the  subject  Plan  will  serve  to  arrest  deterioration  in  the 
neighborhood  by  generally  making  it  a  more  desirable  place  in 
which  to  live.   Redeveloped  segments,  particularly  those  which  were 
originally  densely  developed  with  deteriorated  improvements,  will 
support  the  presently  sliding  values  of  nearby  parcels.   This 
factor  will  make  the  maintenance  and  renovation  of  nearby  improve- 
ments more  feasible.   As  these  are  rehabilitated,  the  feasibility 
of  renovating  additional  parcels  is  enhanced.   The  process  is 
cumulative  and  will  continue  to  spread.   The  general  enhancement 
of  the  values  and  physical  condition  of  a  significantly  large 
number  of  improvements  within  the  subject  Project  boundaries  will 
create  a  beneficial  influence  which  will  be  felt  by  other  nearby 
parcels  now  outside  of  the  subject  Project  Area. 

It  is  worthy  of  note  that  improved  physical  living  conditions 
are  usually  followed  by  improved  living  standards  and  a  subsequent 
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decrease  in  the  incidence  of  crime  and  disease.   This  factor 

must  eventually  exert  a  beneficial  influence  on  the  entire  general 

neighborhood . 
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C.   EFFECT  ON  THE  COMMUNITY  IN  GENERAL 

The  Washington  Park  Urban  Renewal  Plan,  when  completed,  should 
have  a  far  reaching  effect  upon  the  central  portion  of  the  City 
of  Boston.   An  existing  situation  wherein  a  large  residential 
area  had  been  progressively  deteriorating  in  recent  years,  destined 
to  become  a  slum  district,  will  be  arrested.   Renewal  and  reha- 
bilitation, if  successful,  will  create  in  its  place  a  desirable 
and  decent  neighborhood.   The  present  trend  of  declining  real 
estate  values  will  be  reversed.   Just  as  the  rehabilitation  or 
renewal  of  one  parcel  increases  the  economic  feasibility  of  the 
renovation  of  an  adjoining  or  proximate  parcel,  so  does  the  re- 
newal of  one  neighborhood  add  to  the  feasibility  and  likelihood 
of  private  rehabilitation  of  any  other  nearby  neighborhood.  1^ 
not  increased,  property  values  in  all  nearby  districts  are  at 
least  supported.   This  effect  must  be  felt  throughout  the  com- 
munity in  varying  degrees,  of  courseo 

The  beneficial  aspects,  sociological,  as  well  as  economic 
of  the  subject  Plan,  with  respect  to  the  entire  community,  are 
so  obvious  as  to  require  no  detailed  analysis.   The  parcels 
analyzed  in  this  report  play  a  vital  role  in  the  Plan  and,  as 
such,  are  of  significant  importance  to  the  entire  community. 
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p.   MARKETABILITY 

The  heavy  population  density  in  the  Roxbury  section  of  Boston 
clearly  demonstrates  that  demand  for  residential  units  is  high. 
This  is  particularly  true  of  the  Washington  Park  Area,  as  has 
been  discussed  earlier  in  this  report.   The  significant  factor 
with  respect  to  prospective  demand  for  dwelling  units  is  ability 
to  pay.   A  field  survey  conducted  by  the  LPA  indicated  that  only 
about  3%  of  the  families  in  the  neighborhood  were  paying  $110. 
or  more  in  monthly  rentals;  over  60%  paid  $60.  to  $90.  per  month 
and  about  15%  were  paying  less  than  $60. 

It  could  be  said  that,  perhaps,  not  ability  to  pay  but, 
rather,  quality  of  accommodations  was  limiting  monthly  rentals. 
The  same  survey  also  indicated  that  this  was  not  the  case  because, 
generally,  the  proportion  of  annual  family  income  being  expended 
for  housing  was  disproportionately  large.   Over  65%  of  the  house- 
holds were  spending  more  than  25%  of  their  annual  income  on  rent. 
It  is  generally  accepted  that  about  2  0%  is  about  the  limit  of 
desirable  proportion  in  this  respect,  and  only  about  35%  of  the 
families  in  the  subject  neighborhood  are  at  or  below  that  limit. 

T  he  overall  Washington  Park  Urban  Renewal  Plan  is  basically 
one  of  rehabilitation  rather  than  total  clearance  and  redevelop- 
ment.  Accordingly,  it  is  not  the  objective  of  the  subject  Plan 
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INCOME  &  RENTAL  CHARACTERISTICS 

WASHINGTON  PARK  RENEWAL  AREA,  1961 

Percent  of  Total 

A.  GROSS  ANNUAL  HOUSEHOLD  INCOME 

Under  $1,500.  11 

$1,500.  -  2,999o  31 

$3,000.  -  4,499o  33 

$4,500.  -  5,999o  18 

$6,000,,  -  7,499.  4 

$7,500.  and  over  3 

TOTAL:  100 

B.  GROSS  MONTHLY  RENT  (INCLUDING  HEAT  &  UTILITIES) 

Under  $50.  6 

$50.  -  59.  9 

$60.  -  69.  21 

$70.  -  79.  23 

$80.  -  89.  19 

$90.  -  99.  11 

$100.  -  109.  8 

$110.  and  over  3 

TOTAL:  100 


C.   RENT- INCOME  RATIO 

Under  .15  4 

.15  -  .19  9 

o20  -  .24  19 

.25  -  .29  19 

.30  -  .39  21 

.40  -  .49  14 

.50  and  over  14 

TOTAL:  100 


Source:   Field  Survey,  Boston  Redevelopment  Authority 
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to  incite  any  significant  change  in  the  economic  level  of  residents. 
Rather,  minimum  relocation  is  the  desired  end.   It  follows,  then, 
that  any  analysis  of  new  residential  development  mist,  for  the  most 
part,  assume  that  demand  will  come  from  families  in  economic  and 
social  brackets  which  are  similar  to  those  of  families  presently 
residing  in  the  neighborhood.   As  a  result,  anticipated  rentals 
are  limited.   It  is  reasonable  to  assume  that  the  rental  range 
for  new  modern  apartments  will  extend  from  a  minimum  of  about 
$75.  per  month  to  a  maximum  of  about  $120.  per  month.   Further, 
that  only  a  relatively  small  percentage  will  fall  in  the  over  $100. 
per  month  classification.   Any  prudent  redeveloper  faced  with  the 
foregoing  data  would  undoubtedly  utilize  an  anticipated  rental 
range  of:  from  about  $80.  to  $95.  per  month  for  the  bulk  of  his 
proposed  development.   The  preceding  table  indicates  that  about 
35%  of  the  feimilies  living  in  the  Washington  Park  Renewal  Area 
in  1961  would  be  financially  able  to  afford  rentals  of:  from  $80. 
to  $95.  per  month  and  still  retain  a  desirable  ratio  of  income 
to  rental  payment.   It  can  also  be  assumed  that  at  least  about 
one-third  of  these  would  be  interested  in  new  modern  accommoda- 
tions offered  in  this  rental  rangeo   This  leads  to  the  conclusion 
that,  as  of  1961,  demand  for  about  1,200  new  residential  units 
in  the  rental  range  of  $80.,  to  $95.  per  month  could  reasonable 
be  anticipated  in  the  subject  Renewal  Area. 


iPeter  .vT.  JLaudati   Of  S( 


on  Page   28 


u/Lppraisal 


It  is  true  that  the  above  data  is  4  years  old  at  this  writing, 
and  with  renewal  underway  there  has  been  a  temporary  decrease 
in  the  number  of  former  residents  in  the  neighborhood,  plus  an 
influx  of  new  residents  from  a  lower  economic  level.   However, 
as  indicated  earlier  in  this  report,  this  trend  will  be  reversed 
with  the  implementation  of  the  subject  plan.   As  a  result,  the 
eventual  social  and  economic  level  of  the   subject  neighborhood 
should  become  stabilized  at  about  the  1960-61  level. 

The  next  problem  which  must  be  considered  is  the  ability  of 
a  private  redeveloper  to  erect  residential  units  which  can  feasibly 
be  rented  within  these  anticipated  ranges.   The  problem  is  not 
easily  solved.   In  the  Boston  area  a  rental  of  about  $135.  per 
month  is  necessary  to  barely  justify  normal  land  acquisition 
and  private  development  costs  of  an  apartment  house.   This  estimate 
relates  to  basic  modern  housing — not  garden  or  luxury  accommoda- 
tions.  The  economic  problem  relating  to  marketability  of  the 
subject  residential  parcels  is  readily  apparent. 

A  significant  factor  aiding  in  the  solution  of  this  problem 
is  the  fact  that  the  Washington  Park  Urban  Renewal  Plan  for  resi- 
dential development  has  been  designed  to  be  eligible  for  221  D-3 
financing.   In  addition,  the  Boston  banks  have  formed  a  group 
known  as  "BBURG"  (Boston  Banks  Urban  Renewal  Group)  to  handle 
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any  Section  220  loans,  and  they  have  agreed  to  finance  an  aggregate 
of  20  million  dollars  of  eligible  loans.   The  element  of  favorable 
financing  is  a  choice  lure  to  any  redeveloper  interested  in  res- 
idential development  for  low  to  moderate  income  groups.   However, 
construction  costs  cannot  be  avoided  nor  lowered  except  through 
efficiency  of  the  redeveloper.   Based  upon  development  costs  and 
anticipated  rental,  the  prospective  redeveloper,  even  though  it 
be  a  non-profit  organization,  will  consider  feasible  limitations 
of  site  acquisition  costs.   This  factor  is  of  prime  significance 
in  the  evaluation  of  any  parcels  planned  for  residential  redevelop- 
ment restricted  to  low  to  moderate  income  housing  development  in 
accordance  with  Section  107  (b)  of  Title  1,   In  addition,  as  far 
as  the  subject  area  is  concerned,  even  if  the  proposed  residential 
redevelopment  were  not  so  planned,  it  would  nonetheless  be  so 
restricted  by  the  existing  and  anticipated  market. 

The  analysis  listed  above  is  based  almost  exclusively  upon 
survey  data.   In  order  to  check  conclusions  drawn  from  these 
analyses,  this  appraiser  personally  contacted  several  private 
residential  developers,  and  their  personal  experience  and  opinions 
more  or  less  corroborated  the  above  conclusions. 

The  consensus  of  their  opinions  is  as  follows: 

(a)   $100.  is  just  about  the  maximum  rental  which  can  rea- 
sonably be  anticipated,  and  this  for  2  and  3  bedroom 
units. 
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(b)  Greatest  demand  is  in  the  $75.  to  $90.  per  month  rental 
range. 

(c)  Demand  is  strong  in  the  range  listed  in  (b) ;  1,600  units 
could  readily  be  absorbed  in  the  subject  Project  Area^ 


In  the  subject  case,  experience  with  three  already  completed 
221  D-3  housing  developments  within  the  Washington  Park  Urban 
Renewal  Area  can  be  utilized  to  substantiate  the  above  findings 
or  conclusions.   A  development  completed  by  Marksdale  Gardens,  Inc. 
on  Site  B-1  included  82  units.   Another  on  Site  C-2  completed  by 
Char lame  Park  Homes,  Inc.  included  92  units.   A  third  development 
on  Site  E-1  completed  by  Academy  Homes  contained  202  units.   Most 
of  the  units  were  of  the  2  and  3-bedroom  variety,  renting  in  a  range 
of:  from  $85.  to  $105.   Academy  Homes  includes  a  range  of:  from 
1  to  5-bedrooms  at  rentals  of:  from  $75 o  to  $147.  per  month. 
Altogether,  a  total  of  376  units  have  been  erected,  and  virtually 
rented  as  fast  as  they  have  been  completedo   All  are  under  the 
221  D-3  program  with  the  following  family  annual  income  limitations: 

NO.  OF  PERSONS  ANNUAL  INCOME 

$  6,550. 

7,700. 

8,850. 

10,000. 

The  experience  with  these  developments  clearly  indicates  a 

healthy  market  in  the  ranges  discussed.   The  rapidity  with  which 

the  units  were  absorbed  by  the  market  substantiates  the  conclusion 
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that  at  least  1,200  units  could  be  readily  absorbed  by  existing 
demand. 

Two  originally  designated  commercial  parcels  are  included 
in  this  study  -  F-2  and  F-3.   This  appraiser  has,  however,  been 
instructed  that  F-2  will  be  redesignated  for  essentially  residential 
use  with,  perhaps,  only  one  or  two  small  commercial  outlets  inte- 
grated into  the  residential  development «   Accordingly,  for  all 
practical  purposes,  marketability  of  the  commercial  parcels  as 
analyzed  in  this  report  is  related  only  to  Parcel  F-3.   This 
parcel  is  large  enough  (114,600  square  feet)  to  permit  the  develop- 
ment of  a  small  shopping  center.   Based  upon  an  offstreet  parking 
ratio  of  3  to  1,  28,650  square  feet  of  retail  floor  space  can 
be  accommodated.   The  location  of  the  subject  parcel  on  Washington 
Avenue  at  the  corner  of  the  new  boulevard  will  be  excellent  from 
a  trade  population  standpoint.   A  population  of  over  60,000  should 
be  within  an  area  of  significant  influence.   However,  although 
this  factor  alone  would  lead  to  the  conclusion  that  a  retail  center 
of  the  subject  size  is  economically  feasible,  there  are  added 
factors  which  also  serve  to  substantiate  this  conclusion,. 

The  fact  that  Washington  Street  is  a  main  internal  north-south 
artery  for  the  City  of  Boston  is  significant.   The  proposed  center 
would  be  readily  accessible  to  the  motoring  public  and  would  also 
be  the  most  modern  on  that  highway.   It  is  reasonable  to  conclude 
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that  many  motorists  residing  outside  of  the  said  trade  popula- 
tion district  would  pass  the  subject  site  daily  and  find  it  con- 
venient to  trade  there — at  least  on  certain  occasions. 

Another  factor  worthy  of  consideration  is  the  relative  short 
supply  of  modern  neighborhood  shopping  centers  within  the  general 
areao  There  are  virtually  only  two  other  commercial  developments 
with  significant  overstreet  parking  available. 

A  third  factor  worthy  of  consideration  is  the  relative  high 
density  of  residential  development  in  the  immediate  neighborhood. 
The  subject  Renewal  Project  is  not  planned  to  effectively  reduce 
this  density.   Rather,  former  open  areas  such  as  the  Notre  Dame 
Academy  site  across  Washington  Street  from  the  subject  site  will 
be  developed — primarily  under  the  221  D-3  program.   Consequently, 
the  volume  of  walking  traffic  influencing  the  subject  site  can 
be  expected  to  be  relatively  high.   It  is  the  conclusion  of  this 
appraiser  that  the  combination  of  the  above  described  factors 
must  lead  to  a  high  degree  of  marketability  for  site  F-3.   Actually, 
some  rather  spirited  competition  can  be  expected  from  redevelopers 
with  respect  to  the  prospective  disposition  of  this  site. 

The  industrial  sites  have  more  or  less  been  planned  to  accom- 
modate the  need  for  expansion  of  existing  and  adjoining  firms. 
As  a  result,  no  discussion  of  marketability  is  overly  pertinent 
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to  this  report.   However,  disposition  prices  of  these  parcels 
must  be  kept  realistic  and  attractiveo   The  best  interests  of  the 
s\ib j  ect  Project  and  the  conmiunity  in  general  will  be  served  if 
these  parcels  are  acquired  by  the  adjoining  property  owners  as 
planned.   Existing  industrial  development  in  the  neighborhood 
is  confined  to  this  northwesterly  segment  of  the  subject  Project 
Area.   Proper  development  of  Parcels  G-1  and  G-2  will  actually 
increase  the  compatibility  of  the  existing  industrial  uses  with 
neighboring  residential  and  commercial  uses.   This  will  develop 
through  an  increase  in  the  aesthetic  qualities  of  the  present 
development,  improved  off-street  parking  for  employees  and  im- 
proved off-street  loading  and  unloading  facilities.   Overall, 
this  appraiser  can  see  no  cause  for  concern  with  respect  to  the 
marketability  of  any  of  the  disposition  parcels  treated  in  this 
report.   Demand  for  these  should  be  relatively  strong,  while 
at  the  same  time,  supply  is  limited.   Competitive  development 
within  the  entire  subject  Project  Area  was  considered  in  arriving 
at  this  conclusion. 
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A.   THE  RESIDENTIAL  PARCELS 

Residential  market  data  could  possibly  include  a  number  of 
sales  of  tracts  of  land  for  multi-unit  residential  development 
under  FHA  220  or  221  D-3  financing  and  restrictions.   Sales  prices 
of  these  have  ranged  from  17<:  per  square  foot  up  to  $loOO  per 
square  footo   However,  none  of  these  were  developed  under  urban 
renewal  restrictions  and  limitations,  and  more  important,  all 
were  located  in  neighborhoods  where  average  gross  annual  family 
incomes  exceeded  those  of  the  subject  area.   Annual  incomes  limit 
a  family's  ability  to  pay,  as  far  as  monthly  rentals  are  concerned. 
Monthly  rentals,  in  turn,  limit  gross  annual  income  and  conse- 
quently, annual  net  income.   Construction  costs  vary  little  through- 
out the  City  of  Boston.   As  a  result,  generally  speaking,  develop- 
ment will  be  just  as  costly  per  dwelling  unit  in  a  district  where 
the  median  maximum  anticipated  rental  is  $90.,  as  it  is  in  a  dis- 
trict where  average  rentals  in  excess  of  $110.  can  be  expected. 
Let  us  also  assume  that  development  in  each  case  is  by  a  non-profit 
or  limited  dividend  corporationo   It  follows,  then,  that  based  upon 
a  land  residual  technique  in  the  application  of  the  Income  Approach 
to  value,  the  prospective  developer  can  afford  to  pay  substantially 
more  for  site  acquisition  in  the  latter  case  than  he  could  in  the 
former.   It  follows,  then,  that  the  most  significant  market  data, 
if  available,  would  be  that  which  pertained  to  neighborhoods 
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wherein  the  general  economic  level  was  comparable  to  that  of  the 
subject  siteso   Such  data  is  available  in  the  subject  case,  and 
accordingly,  it  received  much  weight  in  the  following  appraisal. 
These  sites  were  sold  in  1963  and  1964  and  included: 

SALE  NO.  1 

LOCATION:  Humboldt  Avenue  &  Townsend  Street 

DESIGNATION:         Site  B-1 

GROSS  AREA:  162,225  sq.  ft. 

PRICE:  $11,500. 

AV.    UNIT    PRICE:  $0,075   per    sq.    ft. 

(Net   Area,  124,704   sq.    ft.;    Ave.    Unit   Price  =   9<?  per   sq.    ft.) 

SALE   NO.    2 


LOCATION:  Humboldt  Ave.,,  on  northerly  side  of  the  new 

east-west  Boulevard. 

DESIGNATION:  Site  C-2 

GROSS  AREA:  215,273  sq.  ft. 

PRICE:  $14,200o 

AV.  UNIT  PRICE:  $0o07  per  sq.,  ft. 

(Net  Area,  129,838  sq.  ft.;  Av.  Unit  Price  =  11<:  per  sq.  ft.) 


SALE  NO.  3 


LOCATION:  Columbus  Ave.  at  Richie  Street 

DESIGNATION:         Site  E-1 

GROSS  AREA:  325,445  sq.  ft. 

PRICE:  $19,957. 

AV.  UNIT  PRICE:      $0.06  per  sq.  ft. 

(Net  Area,  199,575  sq.  fto ;  Av.  Unit  Price  =  10<;:  per  sq.  ft.) 


These  sales  indicate  a  possible  range  of:  from  6<:  to  75^<: 
per  square  foot  for  the  subject  residential  parcelSo   This  range 
conforms  with  this  appraiser's  experience  in  the  appraisal  of 
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large  residential  sites  in  urban  renewal  projects  in  other  cities o 
Through  analyses  of  income  and  cost,  this  appraiser  has  determined 
that  the  maximum  price  which  a  prospective  redeveloper  of  resi- 
dential parcels  under  the  221  D-3  program  can  afford  to  pay  for 
site  acquisition  is  about  10<:  per  square  foot  for  gross  area. 
Furthermore,  this  maximum  is  indicated  only  when  anticipated 
average  rentals  exceed  $100.  per  month  for  a  one-bedroom  unit. 

The  sales  utilized  in  this  appraisal  require  little  adjustment 
because  they  are  in  the  same  neighborhood,  reflect  its  economic 
limitations  and  are  subject  to  similar  restrictions  and  controls, 
as  far  as  the  redevelopment  plan  is  concerned » 

PARCEL  A- 5 ;   This  is  a  relatively  small  parcel  located  at 
the  southwesterly  corner  of  Dale  and  Sherman  Streets.   Total  area 
is  31,000  square  feet.   This  parcel  is  not  quite  as  desirably 
located  as  the  three  sales.   However,  smaller  parcels  of  real 
estate  generally  sell  for  higher  average  unit  prices  than  do  larger 
parcels.   This  is  true  for  several  reasons:   higher  ratio  of 
frontage  to  area;  higher  proportion  of  net  area  available  for 
development  and  normally,  more  competition;  i.e.,  greater  number 
of  prospective  buyers.   Sale  No,  2  is  most  proximate  to  the  subject 
parcel  and  indicates  an  average  unit  value  of  less  than  7<:  per 
square  foot  for  Parcel  A-5.   However,  the  Parcel's  smaller  site 
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more  than  offsets  the  location  disadvantage,  leading  to  the  con- 
clusion that  the  average  unit  value  of  the  subject  parcel  should 
be  slightly  more  than  7<:  per  square  foot.   This  appraiser  accepted 
Q<?   per  square  foot  as  the  indicated  unit  value,.   Accordingly, 
total  indicated  value  for  this  parcel  becomes:  $2, 500. 

PARCEL  B-3 ;   This  is  a  large  site,  totaling  355,000  square 
feet  in  gross  area.   It  is  larger  and  hence,  inferior  unitwise 
with  respect  to  all  3  sales  and  is  less  advantageously  located 
on  Washington  Street  abutting  the  elevated  railwayo   Indicated 
unit  value  is  slightly  less  than  that  of  the  lowest  sale.   This 
appraiser  accepted  5<:  per  square  foot,  and  total  indicated  value 
becomes :  $17,800, 

PARCELS  C-1  &  H-4;   These  parcels  combine  to  form  one  large 
tract  on  the  westerly  side  of  Warren  Street  with  a  total  area  of 
365,200  square  feet.   This  parcel  is  quite  comparable  to  Sale 
No.  3.   It  is  in  a  district  of  slightly  lower  average  annual 
incomes,  but  the  shape,  frontage  and  topography  should  permit  a 
greater  net  area  available  for  development.   Indicated  unit  value 
is  about  the  seime,  6<:  per  square  foot,  and  total  value  becomes: 

$19,900, 

PARCEL  C-5a;      This  parcel    is    located   on  Washington  Street 
and   totals    220,000   square   feet    in   area.      It    is    adversely   influenced 
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by  the  Elevated  and  is  in  the  general  area  of  lower  average  fcimily 
incomes.   Indicated  unit  value  is  slightly  less  than  that  of 
any  of  the  sales.   This  appraiser  accordingly  accepted  5<:  per 
square  foot,  leading  to  a  total  indicated  value  of:      $11,000. 

PARCEL  F-2 ;   This  parcel  is  now  planned  for  residential 
development,  also  under  the  221  D-3  program.   It  totals  45,900 
square  feet  in  area  and  is  located  on  the  westerly  side  of  Humboldt 
Avenue.   It  is  smaller  than  the  sales,  and  hence,  superior  unit- 
wise  from  that  standpoint.   It  is  also  in  a  district  of  slightly 
higher  average  annual  fcimily  incomes.   Indicated  unit  value  is 
about  9<:  per  square  foot,  and  total  value  becomes:        $4, 300. 

PARCEL  E-2 :   This  parcel  totals  427,366  square  feet  in  area 
and  is  located  on  the  westerly  side  of  Washington  Street.   It 
adjoins  Sale  No..  3;  so  must  be  considered  to  be  in  the  seime  neigh- 
borhood.  It  is  adversely  affected  by  the  Elevated  but  is  some- 
what screened  from  its  full  influence  by  foliage  and  topography. 
Topographically,  it  is  superior  to  Sale  No.  3  and  generally  pos- 
sesses more  natural  beauty  than  any  of  the  sales.   Indicated 
average  unit  values  range  within  the  parcel  from  7<:  per  square 
foot  along  the  Washington  Street  frontage  to  9<:  per  square  foot 
in  the  rear,  or  westerly  segment  of  the  subject  parcel.   No  down- 
ward adjustment  was  made  for  its  larger  size  because  this  appraiser 
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was  instructed  to  anticipate  the  subdivision  of  this  tract  into 
two  or  three  separate  parcels.   Average  unit  value  is  indicated 
to  be  about  8<:  per  square  foot,  and  total  value  for  the  entire 
parcel  becomes:  $34,200. 

PARCEL  C-4;   This  parcel  is  located  on  the  new  Boulevard 
just  west  of  Sale  No.  2.   It  totals  119,300  square  feet  in  area 
and  is  therefore  slightly  smaller  than  the  Saleo   However,  its 
triangular  shape  is  slightly  less  desirable,  just  about  offsetting 
the  former  factoro   Overall,  the  indicated  unit  value  is  about 
equal  to  that  of  Sale  No.  2  (7<:  per  square  foot),  and  total  value 
becomes :  $8, 300. 
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B.   THE  INSTITUTIONAL  &  PUBLIC  PARCELS 

These  parcels  designated  for  institutional  or  public  use 
must  be  evaluated  on  the  basis  of  their  highest  and  best  alterna- 
tive use.   In  cases  where  zoning  is  in  the  general  residence 
category,  the  assigned  values  should  be  based  on  the  listed  res- 
idential market  data,  and  hence,  indicated  average  unit  values 
must  more  or  less  correspond  to  those  assigned  to  the  residential 
parcelSo 

PARCEL  H-2 :   This  parcel  totals  9,400  square  feet  in  area 
and  is  located  on  Washington  Street  at  Saint  James  Street.   It 
is  primarily  designed  to  provide  off-street  parking  for  an  ad- 
joining church.   Based  on  its  alternative  use  (housing),  indicated 
unit  value  is  about  5<:  per  square  foot,  comparable  to  the  value 
assigned  to  the  nearby  parcel  C-5a.   Total  indicated  value  becomes 
$470.,  which  can  be  rounded  to:  $500. 

PARCEL  H-3 ;   This  parcel  is  located  on  the  southerly  side 
of  Cliff  Street,  a  short  distance  from  Regent  Street.   It  is 
small,  only  2,200  square  feet  in  area.   Average  unit  value  based 
on  the  alternative  use  housing  is  about  7<:  per  square  foot,  and 
total  indicated  value  becomes:  $150. 

PARCEL  H-5:   This  parcel  adjoins  Parcel  C-5a  and  totals 
20,200  square  feet  in  areao   Indicated  unit  value  based  on  the 
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analysis  of  C-5a  should  be  5<:  per  square  foot.   However,  the 
elongated  narrow  "L"  shape  of  this  parcel  makes  it  hardly  mar- 
ketable.  In  the  opinion  of  this  appraiser,  any  value  it  may 
have  is  almost  nominal.   If  its  shape  were  such  that  it  could 
be  readily  utilized,  total  indicated  value  would  be  about  $1,000. 
However,  since  this  is  not  the  case,  total  value  is  indicated  to 
be  only  about  50%  of  that  result,  or:  $500o 

PARCEL  H-7;   This  parcel  is  located  on  the  northerly  side 
of  Townsend  Street  and  totals  37,800  square  feet  in  area.   Based 
on  housing  as  its  alternative  use,  its  unit  value  would  be  com- 
parable to  that  of  Parcel  F-2,  or  about  9<?   per  square  foot. 
Total  indicated  value  becomes:  $3,400. 

PARCEL  1-3:   This  parcel  is  relatively  large,  totaling 
152,800  square  feet  in  area.   It  is  located  on  the  easterly  side 
of  Washington  Street,  on  the  northerly  corner  of  the  new  Boulevard, 
Based  on  housing  as  an  alternative  use,  its  analysis  would  be 
similar  to  that  applied  to  Parcel  B-3»   Accordingly,  indicated 
unit  value  is  about  5<;:  per  square  foot,  and  total  value  becomes: 

$7,600. 

PARCEL  1-4;   This  parcel  is  located  on  the  westerly  side  of 
Warren  Street  between  Townsend  and  Munroe  Streets,   It  totals 
40,500  square  feet  in  area  and  is  planned  for  the  development  of 
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coimnunity  facilities.   Housing  again  is  the  alternative  use,  and 
its  analysis  would  be  comparable  to  that  of  F-2.   However,  its 
location  on  Warren  Street  is  slightly  superior,  and  accordingly, 
its  unit  value  should  be  slightly  higher  than  9<^ o      In  the  opinion 
of  this  appraiser,  the  indicated  average  unit  value  for  this 
parcel  is  about  10<:  per  square  foot,  and  total  value  becomes: 

$4,000, 

PARCEL  1-6;   This  parcel  is  large,  totaling  218,700  square 
feet  in  area,  and  is  located  in  the  more  desirable  southern  ex- 
treme of  the  subject  Project  Area,   More  desirable,  because  this 
is  the  area  of  better  existing  residential  development  and  the 
segment  of  the  Project  Area  populated  by  families  in  higher  econo- 
mic and  social  levels.   The  subject  parcel  is  planned  as  a  site 
for  the  development  of  school  and  community  facilities,  and  its 
alternative  use  is  housing.   Although  normally  221  D-3  develop- 
ment within  the  Project  Area  will  lead  to  a  maximum  site  value  of 
about  10<?  per  square  foot,  the  subject  Parcel  is  in  a  district 
where  rentals  in  excess  of  $100o  per  month  can  readily  be  antici- 
pated, and  as  a  result,  site  value  could  increase  beyond  100 
per  square  foot.   In  the  opinion  of  this  appraiser  15<:  per  square 
foot  is  a  justifiable  unit  value  in  this  case,  and  accordingly, 
total  value  becomes :  $32,800, 
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PARCEL  1-7;   This  parcel  is  located  at  the  northwesterly 
corner  of  Warren  and  Crawford  Streets  and  totals  24,800  square 
feet  in  area.   It  is  generally  subject  to  the  same  economic  influ- 
ences as  Parcel  1-6.   The  neighborhood  is  just  slightly  inferior 
as  far  as  fcimily  income  levels  are  concerned,  but  this  factor  is 
offset  by  the  subject  parcel's  superior  frontage  ratio.   Indicated 
unit  value  again  is  15<:  per  square  foot,  and  total  value  becomes: 

$3,700. 

PARCEL  J-3 ;   This  is  a  large  parcel  located  on  the  northerly 
side  of  the  new  Boulevard  and  abuts  Washington  Park  on  the  northerly 
side  and  Parcel  1-3  on  the  westerly  side.   Total  area  is  126,100 
square  feet.   This  parcel  adjoins  Parcel  1-3  and  can  be  subjected 
to  the  same  general  analysis o   However,  the  subject  parcel  is  not 
as  adversely  influenced  by  the  presence  of  the  Elevated,  but 
this  advantage  is  offset  by  the  subject's  inferior  shape.   As  a 
result,  the  average  unit  value  should  be  about  the  same — 5<:  per 
square  foot.   Accordingly,  total  value  becomes:  $6,300. 
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C,      THE  COMMERCIAL  &  INDUSTRIAL  PARCELS 

Commercial  market  data  in  the  neighborhood  of  the  subject 
project  area  is  rather  sketchy,  and  industrial  data  is  virtually 
non-existent.   However,  the  following  sales  were  usefulo 


LOCATION: 

AREA: 

YEAR: 

PRICE: 

AV.  UNIT  PRICE: 


(a)   COMMERCIAL 

SALE  NO.  1 

Harrison  Ave,  at  Reed  and  Hunneman  Streets 

29,600  sq.  fto  more/less 

1959 

$27,500. 

93<|:  per  sq.  ft. 


SALE  NO.  2 


LOCATION: 

AREA: 

YEAR: 

PRICE: 

AV.  UNIT  PRICE: 


Washington  Street  in  Woburn,  Mass. 

8  acres  more/less 

1962 

$200,000. 

57<:  per  sq,,  ft. 


SALE  NO.  3 


LOCATION: 

AREA: 
YEAR: 
AV.  UNIT  PRICE: 


Warren  Sto,  Parcel  F-1  of  the  subject  Project 

Area. 

Over  339,000  sq.  ft. 

1964 

45<:  per  sq.  ft. 


LOCATION: 

AREA: 

YEAR: 

PRICE: 

AV.  UNIT  PRICE; 


(b)   INDUSTRIAL 

SALE  NOo  4 

East  Broadway  near  Day  Blvd. 
30,500  sq.  ft.  more/less 
1960 

$11,000, 

36<:  per  sq,  fto 
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SALE  NO.  5 

LOCATION:  Mto  Washington  Park 

AREA:  33,509  sq.  ft. 

YEAR:  1961 

PRICE:  $11,000. 

AV.  UNIT  PRICE:  33<:  per  sq.  ft. 


The  above  conunercial  sales  indicate  a  possible  range  of  45<: 
per  square  foot  to  93<:  per  square  foot  for  the  siibject  parcel. 
Sales  1  and  2  were  not  subject  to  urban  renewal  controls,  so  that 
the  purchasers  had  all  the  potential  uses  of  the  respective  sites 
which  were  legally  permissable^  available  to  them.   Sale  No.  3 
is  in  the  subject  Project  Area,  and  the  purchaser  had  no  choice 
of  use,  but  rather,  was  obliged  to  develop  the  site  in  accordance 
with  the  Plan.   Sale  No.  3  is,  of  course,  the  most  pertinent 
with  respect  to  the  subject  appraisal  and  received  almost  full 
weight  in  the  following  evaluation. 

The  industrial  sales  indicate  a  potential  value  range  of 
33<:  to  36<:  per  square  foot  for  land  with  all  legally  permissive 
uses  available. 

PARCEL  F-3 ;   This  parcel  is  located  on  the  easterly  side  of 
Washington  Street  at  the  intersection  of  the  new  Boulevard.   Total 
area  is  114,600  square  feeto   The  location  of  this  parcel  is  not 
quite  as  desirable  as  that  of  Sale  NOo  3.   Indicated  unit  value 
is  about  400  per  square  foot,  and  total  value  becomes:   $46,000o 
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PARCEL  G-1;   This  parcel  is  located  in  the  northerly  extreme 
of  the  subject  Project  Area  on  Washington  Street  and  totals  148,200 
square  feet  in  area.   Its  topography  is  somewhat  undesirable, 
rising  more  than  35  feet  in  a  southerly  direction.   It  is  primarily 
designed  to  permit  the  expansion  of  existing  adjoining  industrial 
development.   As  such,  its  market  is  limited.   In  addition,  its 
restricted  use  under  the  subject  urban  renewal  plan  makes  its 
unit  value  less  than  that  of  Sales  Nos.  4  and  5.   Indicated  average 
unit  value  is  25<:  per  square  foot,  and  total  value  becomes: 

$37.000. 

PARCEL  G-2;   This  parcel  is  smaller,  totaling  only  20,600 
square  feet  in  area  and  is  located  on  Washington  Street  just  south 
of  Parcel  G-1,   The  same  remarks  as  made  with  respect  to  Parcel  G-1 
are  applicable  to  this  parcel.   However,  normally  smaller  industrial 
sites  will  generally  sell  for  higher  average  unit  prices  than  do 
larger  tracts.   As  a  result,  indicated  average  unit  value  is  30<: 
per  square  foot  in  this  case,  and  total  value  becomes:    $6,200. 
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p.   THE  "S"  PARCELS; 

These  parcels  are  designed  to  make  certain  adjustments  to 
existing  property  lines  and  rights-of-way.   In  most  cases,  the 
sizes,  shapes  and  locations  of  these  parcels  restrict  marketa- 
bility to  the  point  where  it  is  virtually  only  theoretical,  or 
at  best  limited  to  potential  purchase  only  by  adjoining  property 
owners.   Based  on  the  foregoing  analyses  and  giving  consideration 
to  shape,  the  following  evaluations  are  reasonable  in  the  opinion 
of  this  appraiser.   In  each  case  proposed  zoning  is  residential, 
and  basic  evaluations  are  made  on  the  premise  of  residential  use 
being  the  highest  and  best  alternative  use.   Consideration  has 
also  been  given  to  the  fact  that  the  construction  of  any  structure 
will  not  be  permitted  on  these  parcels. 

PARCEL AREA  (SQ.  FT.) TOTAL  VALUE 

S-1  2,500  $100. 

S-2  2,700  75. 

S-3  1,300.  100. 

S-4  7,600.  200. 

S-5  3,000  150. 

S-6  2,200  50. 

S-7  3,200  75. 

S-8  28,400  400. 
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PARCEL AREA    (SQ.    FT.) TOTAL   VALUE 

S-9a                                           7,700  $200o 

S-9b                                         34,900  350. 

S-10                                           6,600  150. 

S-11                                           4,200  125. 

S-12                                         59,300  700. 

S-13                                            4,600  150. 

S-14                                            5,000  100. 

S-15                                                 832  25. 

S-16                                            4,000  150. 

S-17                                            2,800  50, 
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SECTION  VI 


RECOMMENDAT IONS 
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A.   MARKETING 

This  appraiser  can  foresee  no  significant  problems  arising 
in  the  marketing  of  any  of  the  parcels  planned  for  disposition. 

Those  groups  and  organizations  already  in  the  process  of 
developing  residential  sites  within  the  Project  Area  should  be 
made  aware  of  the  additional  sites  available..   This,  of  course, 
is  a  basic  consideration,  and  one  which  will  normally  be  followed 
if  past  experience  with  these  developers  has  been  satisfactory. 
Demand  for  modern  dwelling  units  designed  for  low  to  moderate 
income  families  exceeds  supply  by  such  a  degree  in  the  subject 
neighborhood  that  if  none  of  the  groups  or  firms  presently  engaged 
in  residential  development  within  the  subject  Project  Area  are 
interested  in  expanding  their  operations,  this  appraiser  is  cer- 
tain other  non-profit  or  limited  dividend  corporations  will  be 
willing  to  enter  the  market  for  the  subject  sites «, 

The  industrial  sites  will  be  readily  absorbed  by  adjoining 
industrial  operations.   The  marketing  of  these  parcels  will  be 
simply  a  matter  of  contacting  the  pertinent  parties.   Since  the 
evaluation  of  these  parcels  has  been  influenced  by  the  restriction 
of  demand  to  the  adjoining  property  owners,  the  resultant  appraised 
disposition  prices  will  prove  attractive  to  them. 
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The  commercial  parcel  F-3  also  will  find  a  ready  market. 
There  are  virtually  no  such  sites  presently  available  on  Wash- 
ington Street,  while  the  need  for  such  a  development  is  great. 
There  are  many  outmoded,  small  retail  outlets  on  Washington  Street. 
Perhaps,  the  Boston  Redevelopment  Authority  could  incite  the 
creation  of  a  co-operative  organization  by  these  proprietors  which 
would  act  as  the  developer  of  the  subject  parcel.   This  procedure 
was  successfully  carried  out  in  the  Willard  Center  Project  in 
Providence,  R.  I.   If  this  proposal  is  without  merit,  then  the 
large  food  chains  operating  in  the  Boston  Area  should  be  contacted. 
These  firms  either  develop  shopping  centers  directly  themselves, 
or  have  lists  of  investors  who  would  handle  the  project  with  the 
pertinent  food  chain  as  the  prime  tenanto 

If  feasible,  the  former  proposal  would  be  most  desirable 
from  two  points  of  viewo   First,  from  the  aspect  of  public  relations 
and,  secondly,  the  redevelopment  of  the  subject  site  would  have  the 
greatest  beneficial  influence  on  nearby  commercial  development 
which  is  presently  outside  the  Project  boundaries. 

The  marketing  of  the  "S"  parcels  planned  for  disposition 
is,  of  course,  simply  a  matter  of  contacting  adjoining  property 
owners.   The  values  assigned  are  virtually  only  nominal,  and  as 
a  result,  the  parcels  should  be  readily  absorbed.   The  BRA  should 
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exercise  some  discretion  in  the  subdivision  of  these  parcels 
so  that  the  greatest  possible  benefit  will  accrue  to  as  many 
adjoining  property  owners  as  possible. 
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B.   GENERAL  RECOMMENDATIONS 

All  of  the  subject  parcels  appear  to  be  well  designed  to 
accomplish  the  objectives  of  the  subject  Plan.   The  present  plan 
to  change  the  development  of  Parcel  F-2  from  a  full  retail  site  to 
one  primarily  residential,  but  with  perhaps  a  few  minor  commercial 
uses  incorporated,  is  well  conceived.   Parcels  F-1  and  F-3  are 
close  enough  to  provide  the  retail  facilities  necessary  for  this 
section  of  the  neighborhood.   This  is  the  only  recommendation 
for  a  change  in  the  plan  which  was  readily  apparent  to  this  ap- 
praiser and  which  he  would  have  made  if  the  alteration  were  not 
already  decided  upon  by  the  Boston  Redevelopment  Authority. 


Lreter  xyL.  JLaudati   o*  Q>on  Page  70 


c/L; 


PP 


raisa 


I 


QUALIFICATIONS  OF  PETER  A.  LAUDATI,  JR. 


EDUCATION:      La  Salle  Academy,  1933-1937 

Brown  University,  1937-1941  (A.  B. ) 

M.  I.  T.  -  1942 

Univ.  of  Connecticut  (AIREA)  Appraisal  II 


-  1960 


PROFESSIONAL 
SOCIETIES: 


GENERAL 
EXPERIENCE! 


APPRAISAL 
EXPERIENCE: 


Providence  Board  of  Realtors 

Natl.  Assn.  of  Real  Estate  Boards 

Natl.  Inst,  of  Real  Estate  Brokers 

Natl.  Assn.  of  Housing  &  Redevelopment  Officials 

American  Society  of  Appraisers 

He  has  "grown  up"  in  the  real  estate  business, 
having  worked  with  his  father  (a  Realtor  for  50 
years)  from  his  early  teens. 

Engaged  in  full  time  practice  of  real  estate  since 
1945.   Activities  have  included  brokerage  of  all 
types  of  real  estate;  construction,  including  a 
$600,000.  shopping  center;  management  and  develop- 
ment of  land  subdivisions. 

In  the  past  7  years  alone  he  has  completed  detailed 
appraisals  of  over  4,000  parcels.   These  included 
residential,  commercial,  industrial  and  special 
purpose  real  estate  with  a  total  value  in  excess 
of  $100,000,000. 

He  has  completed  re-use  appraisals  of  9  urban 
renewal  projects  and  is  presently  under  contract 
for  3  more;  in  Providence  and  Newport,  R.  I. 

He  is  on  the  approved  panel  of  real  estate  appraisers 
and  has  completed  appraisals  for  the  following 
federal,  state  and  local  agencies: 
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The  General  Services  Administration 

Urban  Renewal  Administration 

The  Federal  Public  Housing  Authority 

U.  S.  Army  Corps  of  Engineers 

U.  S.  Navy,  Dept.  of  Public  Works 

U.  S.  Attorney  (District  of  R.  I.) 

The  State  of  Rhode  Island  (all  its  agencies) 

The  City  of  Providence  (all  its  agencies) 

The  City  of  Boston,  Mass.  (Redevelopment) 

The  City  of  New  Bedford,  Mass.  (Redevelopment) 

The  City  of  Newport  (Redevelopment) 

The  City  of  Fall  River,  Mass.  (Redevelopment) 

The  City  of  Cranston  (Housing  Authority) 

Towns  of  Jamestown,  Johnston  &  North  Kingstown 


Some  of  the  larger  corporations  for  which  he  has 
made  fee  appraisals  include: 

F.  W.  Wool worth  Co. 

Great  Atlantic  &  Pacific  Tea  Co. 

Stop  &  Shop 

Central  Real  Estate 

General  Baking  Co. 

The  Outlet  Company 

The  Narragansstt  Electric  Co. 

Major  oil  companies 

Brown  &  Sharpe  Mfg.  Co. 

Blackstone  Valley  Gas  &  Electric  Co. 

Cornell-Dubilier  Electronics 
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TESTIMONY:      He  has  qualified  as  an  expert  witness  and  given 
testimony  in  over  100  cases  before  the  following 
bodies: 

Superior  Court 

Providence  County 
Bristol  County 
Newport  County 
Kent  County 

Zoning  Boards  of  Review  and  Ordinance  Committees 
of  many  Cities  and  Towns  throughout  the  State  of 
Rhode  Island. 


I  hereby  certify  that  the  above  statements  are  true. 


Peter 


A.  Laudati,  Jr.        \] 
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